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INTRODUCTION 
Appellant has not contended that the trial court erred in considering extrinsic 
evidence to interpret the contract which is at the heart of this case. Florence does contend 
that the trial court erred in failing to interpret the contract so as to give meaning to the 
material, express terms of the written contract: under the trial court's ruling, the "agreed 
repayment date," has no effect, and the term "escrow money agreement," is ignored. 
Florence contends that, when read as a whole, the contract terms make sense only as 
Florence understood them. Even when read in a light most favorable to the trial court, 
the extrinsic evidence viewed together with the writing do not square with Colbert's 
contention that the transaction was an ordinary bridge loan, or a typical hard money loan. 
Furthermore, Florence contends that the evidence presented at trial does not support the 
court's ruling that closing the project was intended to be limited to the case where 
Colbert purchased and developed the property to the exclusion of the case where Colbert 
purchased and then sold the property. 
ARGUMENT 
1. VIEWING THE CONTRACT AS A STANDARD FORM BRIDGE 
LOAN OR A TYPICAL HARD MONEY LOAN, REPAYABLE AT ANY TIME 
BY POINTS AND INTEREST, IGNORES THE TERMS OF THE CONTRACT 
THAT SPECIFY AN AGREED REPAYMENT DATE AND DESIGNATE THE 
CONTRACT AS AN ESCROW MONEY AGREEMENT. 
Paragraph 4 of Colbert's Statement of Facts characterizes the transaction between 
the parties as "a bridge loan." See Brief of Appellee, Page ix. Colbert offers no definition 
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of "bridge loan" and does not explain how that term affects the agreement between the 
parties. Again in Point II of Colbert's argument, Colbert asserts that he entered into the 
Agreement, "anticipating a typical 'hard money' lending arrangement in which he agreed 
to pay points and interest for a short term loan." See Brief of Appellee, Page 1 1. Again 
the term "hard money lending arrangement" is not defined. Nor is it made clear how this 
term should affect the interpretation of the agreement at issue. Colbert implies, but does 
not demonstrate, that a typical bridge loan or a hard money arrangement would be fully 
satisfied by the repayment of principal, interest and points. 
The trial court's ruling incorporates similar language. See Findings of Fact ^ [9, 
Page 6, Appendix "A" to Appellant's Brief. The court allowed Colbert to satisfy his 
obligation by the payment of interest and points even though the "agreed repayment date" 
specified by the Agreement had passed. The event that triggered the payment was the 
sale of Colbert's entire interest in the property for one million dollars, not the contractual 
payment deadline. See Findings of Fact Tjf 12, 13, Page 8, Appendix "A" to Appellant's 
Brief. Nor did the trial court explain how the "agreed repayment date," was to be 
understood or applied. Furthermore, the Agreement describes itself as an "Escrow 
Money Agreement." The trial court gives no explanation as to how this term is to be 
interpreted. Colbert asserts that the money's paid by Florence were deposited into an 
escrow account, but makes no assertion about the terms of the escrow or how escrow 
concepts applied in this context. See Brief of the Appellee, Page 8. Thus, Colbert's 
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interpretation of the agreement fails to give meaning to at least two of the express, written 
terms of the agreement. 
Florence's understanding of the Agreement gives meaning to both the agreed 
repayment date and the escrow language. As the extended quote from Florence quoted in 
Colbert's brief shows, Florence understood that Colbert could decide not to go forward 
with the purchase of the property and return the money to Florence on or before October 
24th for points and interest. If Colbert used to money to acquire an interest in the 
property, Colbert became obligated for the additional $90,000. The entire quote from 
Colbert's brief reads as follows: 
But I look at this deal as two different understandings. 
One is if [Colbert] returned the earnest money, then 
[Colbert] owed three points and interest on that amount of 
Money from the day I gave it to [Colbert] until the 
October 24th. If it goes past October 24th, it's because 
[Colbert] put together a deal and so now the clause kicks 
In that [Colbert] owe[s] me $90,000. [Colbert] paid me 
$10,000 of that 90. So, there is 80,000 still owed. So, it's 
My belief and understanding that interest and fees, if 
Possible, would be accumulating on the $80,000. 
See Brief of Appellee, Page 5; TR 39-40. l 
The phrase "put together a deal," could clearly include a deal to sell or assign the 
property. See the discussion of assignment below. The term "Escrow money 
agreement," is given meaning by Florence's understanding that the earnest money 
agreement contained a due diligence date that had not yet passed and that Colbert still 
TR cites refer to the trial transcript. 
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had time to back out of the earnest money agreement. See TR 13 Lines 3-14; TR 15, 
Lines 1-9; TR 16, Lines 19-25 through TR 17, Lines 1-15; TR 23, Line 30 through TR 
24, Line 15; TR 36, Lines 5 - 24; TR 39, Line 21 through TR 40, line 3; TR 84, line 7 
through TR 85, line 17. Only in the event Colbert returned Florence's money unused 
could Colbert return the money for points and interest. The court is not free to ignore 
contract terms if an interpretation is available that gives meaning to those terms. See 
Fairbourn Commercial, Inc., v. American Housing Partners, Inc., 94 P.3d 292, 295 (Utah 
2004). This is true even where the court sits as the Trier of Fact. See Encon Utah, LLC, 
v. Flour Ames Kraemer, LLC, 210 P.3d 263, 269 (Utah 2009). 
2. LIMITING THE TERM CLOSING TO THE CASE WHERE 
PROPERTY IS REFINANCED FOR DEVELOPMENT TO THE EXCLUSION OF 
THE CLOSING AT THE SALE OF COLBERT'S ENTIRE INTEREST IN THE 
PROPERTY, IS CONTRARY TO THE WEIGHT OF THE EVIDENCE 
PRESENTED AT TRIAL. 
Paragraph 15 of the Statement of Facts in Colbert's brief, reads as follows: 
"Colbert did not purchase or close on the purchase of the Property." Apparently Colbert 
does not consider his execution of the REPC to be a purchase of the property. However, 
it is well settled law that a Real Estate Purchase Contract is a binding agreement. U.S. 
General, Inc., v. Jenson, 128 P.3d 56, 59 (Utah Ct. App. 2005); A more legible blank 
copy of the Real Estate Purchase and Sale Agreement is attached hereto as Appendix 
"B". Parties holding a contractual right to real property are the owners of that property. 
See Tom Heal Commercial Real Estate, Inc. v. York, 167 P.3d 523 (Utah Ct. App. 2007). 
The parties to a valid REPC have a right in the seller to seek specific performance. 
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Kelley, v. Leucadia Financial Corp,, 846 P. 2d 1238 (Utah 1992). Colbert cannot 
seriously contend that he did not purchase the subject property. Nor can Colbert contend 
that there was no closing on the REPC, since there was a closing in which Colbert 
assigned his rights under the REPC to Kevin Howell. See Statement of Fact 14, Brief of 
Appellee Pages xi - xii. Defendant's Exhibits 3 and 4. 
Colbert faults Florence for failing to marshal the following statement of 
Florence's from the record: "Yeah. Because, basically, you know, the deal I had with 
you guys is if you bought that property, you were going to pay me back $90,000, you 
know, plus 90." Brief of Appellee Page 13. Florence did not marshal this quote because 
this quote does not support the trial court's ruling. Colbert clearly bought and sold the 
property. 
Purchasing property for immediate resale is commonly known as flipping. At the 
trial, Florence testified that during the negotiation of the agreement, he and Colbert 
discussed the possibility of Colbert flipping the property. Florence testified that he was 
assured that the full $180,000 would be paid if the property was flipped. See Findings of 
Fact 1J8, Page 5, Appendix "A" to Appellant's Brief; TR 12 Line 10 through TR 13 Line 
11; TR 15 Lines 1-9; TR 21 Lines 1-11; TR 23, Lines 14-12. Colbert denied that any 
discussion of flipping occurred. See Findings of Fact ^|9, Page 6, Appendix "A" to 
Appellant's Brief; TR 69, Lines 2 - 9 . If Florence is correct, the assignment of Colbert's 
interest in the property entitles Florence to the full $180,000. If Colbert is correct, no 
discussion took place, and there is no evidence on the record of the intention of the 
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parties regarding the consequences of flipping under the contract. The court's Findings 
narrates both versions of the discussion on flipping. Although the court made no specific 
finding to this effect, the court must have accepted Colbert's version. Otherwise the 
court would have concluded that the assignment of Colbert's interest in the property was 
a closing of the project as contemplated by the parties. Construing the evidence most 
favorably to the court's findings results in a conclusion that no discussion of flipping took 
place. Therefore, there is no evidence of what the parties intended if the property was 
sold rather than developed. 
Although there is abundant evidence of Colbert's intention to develop the 
property, that is not what he elected to do. There is also evidence of what the parties 
intended if Colbert elected not to purchase the property, but that is not what he elected to 
do. If the court rejects Florence's testimony regarding the possibility of flipping the 
property, nothing in the record tells what the parties intended if Colbert elected to 
purchase and sell —not develop— the property. 
In a footnote to its Findings of Fact, the trial court cited the following language 
from Government Employees Ins. Co. v. Dennis, 645 P.2d 672, 675 (Utah 1982): 
[i]n the construction of contract.. .words which are used in common, 
daily, nontechnical speech, should, in the absence of evidence of a contrary 
intent, be given the meaning which they have for laymen in such daily 
usage, rather than a restrictive meaning which they may have acquired in 
legal usage. In the construction of contracts the purpose is to find and give 
effect to the intention of the contracting parties. 
See Final Ruling, Footnote 3, Pages 2, 
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3, Appendix "A" to Appellant's Brief. 
Florence agrees that this is the proper principle of law to apply to the facts of the 
present case, but respectfully contends that the trial court's ruling fails to follow this rule. 
Since Colbert's sale—assignment-of the property involved a closing and brought the 
project to a close, the plain language of the written agreement entitles Florence to the 
additional $80,000. In this case an objective interpretation of the contract language must 
prevail. The trial court's restriction of the definition of closing to the case where Colbert 
"secured the financing required to complete the purchase of the Property and the 
development of the project," is contrary to the weight of the evidence. See Conclusions of 
Law, |^4, Page 9, Appendix "A" to Appellant's Brief. It is a restriction that is not based on 
evidence in the record. Florence respectfully submits that an objective interpretation of 
the written language of the agreement requires that the possibility of selling, rather than 
developing the property be included in the common meaning of the term "close the 
project." 
CONCLUSION 
The trial court properly admitted evidence extrinsic to the written agreement to 
resolve ambiguities in the writing. This fact alone is not sufficient to justify the court's 
findings and conclusions in this case. The trial court is still bound by the rules of contract 
interpretation which required that the contract be construed as a whole, giving meaning to 
Even Colbert understood close to mean "own the property," as the following 
demonstrates: Question: What did you mean by - what do you mean by close? Answer: 
Close. Go - close. Go on title. Own the property." TR 69, Lines 20-21. 
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all of its terms. In addition, the courts findings cannot be arbitrary or contrary to the clear 
weight of the evidence. A proper enquiry into the intention of the parties to the subject 
agreement requires that express terms such as "the agreed repayment date," and "Escrow 
money agreement," be give meaning and the purchase and sale of the subject property not 
be arbitrarily excluded as a possible closing of the project. Appellant respectfully 
submits that the circumstances of this case, even when viewed in a light most favorable to 
the trial court's findings, require that the judgment be reversed or remanded for further 
consideration.
 r . 
{of 
Dated this day of November, 2010. 
PETERSON & NYKAMP 
/s/ Lawrence R. Peterson 
Lawrence R. Peterson 
Attorney for Appellant Casey Florence 
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CERTIFICATE OF SERVICE 
I hereby certify that a copy of APPELLANT'S REPLY BRIEF was mailed to 
the following this 18th day of November, 2010: 
Justin T. Ashworth (9474) 
PRANNO ASHWORTH LAW, Pile 
299 South Main Street, Suite 1300 
Salt Lake City, Utah 84111 
/s/ Lawrence R. Peterson 
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APPENDIX "A 
REALTOR* 
RE-24 VACANT LA>* J REAL ESTATE PURCHASE AND wALE AGREEMENT 
AND RECEIPT FOR EARNEST MONEY 
THIS IS A LEGALLY BINDING CONTRACT. READ THE ENTIRE DOCUMENT INCLUDING ANY ATTACHMENTS. IF 
YOU HAVE ANY QUESTIONS, CONSULT YOUR ATTORNEY AND/OR ACCOUNTANT BEFORE SIGNING 
t=j 
ID# DATE. 
2 
3 L ISTING A G E N C Y Office Phone U Fax #_ 
4 Listing Agent E-Mail Phone # 
s SELL ING A G E N C Y Office Phone # Fax #_ 
6 Selling Agent E-Matl Phone # 
7 
8 1 . B U Y E R : (Hereinafter called "BUYER") 
9 agrees to purchase, and the undersigned SELLER agrees to sell the following descr ibed real estate hereinafter referred to as "PREMISES" 
to C O M M O N L Y K N O W N AS 
11 City County ID, Zip 
t2 Legally described as: 
13 
14 O R Lega l Descr ip t ion A t tached as a d d e n d u m U (Addendum must accompany original offer.) 
15 
i6 2, I PURCHASE PRICE: DOLLARS, 
w payable upon the following TERMS AND CONDITIONS ( not including closing costs ): 
18 
19 3. F INANCIAL T E R M S : Note: A + C + D + E must add up to total purchase price, except for 1 0 0 % f inancing 
20 
21 | A. E A R N E S T M O N E Y : B U Y E R hereby depos i ts
 r DOLLARS 
22 as Earnest Money evidenced by: D c a s h Dpersonal check Dcashier 's check Dno te (due date): 
23 Dother and a receipt is hereby acknowledged. Earnest Money to be deposited in trust account Dupon 
24 receipt, D upon acceptance by all parties and shall be held by: DLis t ing Broker QSel l ing Broker Dother 
25 for the benefit of the parties hereto. The responsible Broker shall be . . 
26 
27 B. ALL CASH OFFER: D N O D Y E S If this Is an all cash offer do not complete lines Subsection C, fill blanks with 
28 N/A (Not Applicable). IF CASH OFFER BUYER'S OBLIGATION TO CLOSE SHALL NOT BE SUBJECT TO ANY FINANCIAL 
29 CONTINGENCY.BUYER agrees to provide SELLER within business days from the date of this agreement, evidence of sufficient funds 
30 and/or proceeds necessary to close transaction. Acceptable documentat ion includes, but is not l imited to a copy of a recent bank or financial 
31 statement or contract(s) for the sale of BUYER'S current residence or other property to be sold. 
32 
33 $ C. NEW LOAN PROCEEDS: 
34 
35 D F IRST LOAN of $ not including mortgage insurance. This Agreement is contingent upon BUYER 
36 obtaining the following type(s) of f inancing: Q F H A D V A D C O N V E N T I O N A L OIHFA D R U R A L DEVELOPMENT 
37 DOTHER With interest not to exceed % for a period of year(s) at: DFixed Rate 
38 DOther BUYER shall pay no more than point(s) plus origination fee if any. SELLER shall pay no more 
3d than point(s). Any reduction in points shall first accrue to the benefit of the OBUYER DSELLER DDivided Equally DN/A 
40 
4i D S E C O N D LOAN of $ for a period of year(s) at: DF ixed Rate DOther BUYER shall 
42 pay no more than point(s) plus origination fee if any. SELLER shall pay no more than point(s). Any reduction in points shall 
43 first accrue to the benefit of the DBUYER DSELLER DDiv ided Equally D N / A . 
44 
45 LOAN APPLICATION: BUYER Dhas applied O shall apply for such loan(s) within business day(s) of SELLER'S acceptance. 
46 Within business days of final acceptance of all parties, BUYER agrees to furnish SELLER with a written confirmation 
47 s h o w i n g lender approval of credit report, income verif icat ion, debt ratios in a m a n n e r acceptable to the SELLER(S) and subject only 
48 to satisfactory appraisal and final lender underwrit ing. If such written confirmation is not received by SELLER(S) within the strict t ime 
49 allotted, SELLER(S) may at their option cancel this agreement by notifying BUYER(S) in writing of such cancellation within 
so business day(s) after written confirmation was required, if SELLER does not cancel within the strict time period specified as set forth herein, 
si SELLER shall be deemed to have accepted such written confirmation of lender approval and shall be deemed to have elected to proceed with 
52 the transact ion. SELLER'S approval shall not be unreasonably withheld, if an appraisal is required by lender, the property must appraise at 
53 not less than purchase price or BUYER'S Earnest Money may be returned at BUYER'S request. BUYER may also apply for a loan with 
54 different conditions and costs and close transaction provided all other terms and conditions of this Agreement are fulfilled, and the new loan 
55 does not increase the costs or requirements to the SELLER. 
56
 f f ^ ~ -- F H A / V A : i fappltcable. i t is expressly agreed that notwithstanding any other provisions of this contract, BUYER 
57 \ shall not be obligated to complete the purchase of the property described herein or to incur any penalty or forfeiture of Earnest Money deposits 
58 ^ ^ v . or otherwise unless BUYER has been given in accordance with HUD/FHA or VA requirements a written statement by the Federal Housing 
so ' Commissioner, Veterans Administration or a Direct Endorsement lender setting forth the appraised value of the property of not less than the sales 
60 I price as stated in the contract. SELLER agrees to pay fees required by FHA or VA. 
61 *~ 
62 BUYER'S Initials ( )( ) Date SELLER'S Initials ( )( J Date 
63 This I or m K printed and distributed by the Idiho A^cuhon of Rt-AlTORS*. inc. This form ha* been designed for a/>d is provided only for use b> re,»l estate prufewonak who are members 0} the 
64 V&iioful Av*KHtion of REALTORS*. USE BY ANV OTHER PERSON IS PROHIBITED. 
65 Copyright Idaho Association of REALTORS «\ Inc AH nghts rx^rxed 
66 RE-24 VACANT LANO PURCHASE AND SALE AGREEMENT PAGE 1 of 6 JULY. 2005 EDITION 
RE-24 Purchase and Sate Agreement for Vacant Land , 2 of 6 JULY. 2005 E0IT10N 
PROPERTY ADDRESS: !D#: 
67 
68 _j D, ADDITIONAL FINANCIAL TERMS: 
69 a Addi t ional f inancial terms are speci f ied under the heading "OTHER T E R M S A N D / O R CONDITIONS' 4 (Sect ion 4) . 
70 • Addi t ional f inancial terms are contained in a F INANCING A D D E N D U M of same date, a t tached hereto, s igned by both part ies. 
71 
72 $ E. A P P R O X I M A T E F U N D S D U E A T C L O S I N G : Cash at closing, not including c losing costs, to be paid by BUYER at 
73 closing, In G O O D FUNDS, which includes: c a s h , e lec t ron ic transfer funds, certified c h e c k or cash ie r ' s check . Any net difference between 
74 the approx imate balances of the loan(s) shown above, which are to be assumed or taken subject to, and the actual balances of said loan{s) at 
75 closing of escrow shall be adjusted in D C a s h DOther: _ . 
76 
77 4. OTHER TERMS AND/OR CONDITIONS: 
78 , ... _____ 
79 _ .. 
80 _ _ _ _ _ 
81 , . 
82 ___ _ __ 
83 
84 ... 
85 . 
86 
87 
88 5. " N O T A P P L I C A B L E D E F I N E D : " The letters "n/a," "N/A," "n.a.," and "N.A." as used herein are abbreviat ions of the term "not appl icable." 
89 W h e r e this agreement uses the term "not appl icable" or an abbreviat ion thereof, it shal l be ev idence that the part ies have contempla ted certain 
90 facts or condi t ions and have determined that such facts or condit ions do not apply to the agreement o r t ransact ion here in . 
91 
92 6 . I N S P E C T I O N : BUYER IS STRONGLY ADVISED TO INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE 
93 PROPERTY AND ALL MATTERS AFFECTING THE VALUE OR DESIRABILITY OF THE PROPERTY INCLUDING, BUT NOT LIMITED TO, THE 
94 FOLLOWING: 
95 
96 A. S IZE: Square footage and lot size. (Any numerical statements regarding these i tems are A P P R O X I M A T I O N ONLY, and have not been and 
97 wil l not be veri f ied and should not be rel ied upon by BUYER. 
98 B. L INES A N D B O U N D A R I E S : Property l ines and boundar ies, septic, and leach l ines (Fences , wal ls , hedges , and other natural or const ructed 
99 barr iers or markers do not necessari ly identify true property boundar ies. Property l ines m a y be ver i f ied by surveys.) 
100 C. Z O N I N G A N D L A N D U S E : Inquir ies, invest igat ions, studies or any other means concern ing past, present or proposed laws, ord inances, 
101 re fe rendums, init iatives, votes, appl icat ions and permits affecting the current use of the property, BUYER'S in tended use of the property, 
102 future deve lopment , zon ing, bui ld ing, s ize, governmenta l permits and inspect ions. Both part ies are adv ised that Broker does not guarantee 
103 the status of permi ts , zon ing or code compl iance. The part ies are to sat isfy themselves concern ing these issues. 
104 D. UTIL IT IES A N D S E R V I C E : Availabil i ty, costs , and restr ict ions of util it ies a n d serv ices, inc luding but not l imited to, sewage , sani tat ion, water, 
105 electr ici ty, gas , te lephone, cable TV and dra inage. 
106 E. UT IL IT IES, I M P R O V E M E N T S & O T H E R R IGHTS: SELLER represents that the property does have the fo l lowing util it ies, improvements , 
107 serv ices and other r ights avai lable (descr ibe availabil i ty): 
108 . 
109 
110 F. H A Z A R D O U S MATERIALS : The real estate broker(s) or their agents in this t ransact ion have no expert ise wi th respect to toxic was te , 
111 hazardous mater ials or undesi rable substances. BUYERS who are concerned about the presence of such mater ials should have the 
112 property inspected by quali f ied experts. B U Y E R acknowledges that he/she has not re l ied upon any representat ion, : by either the Broker or 
113 the SELLER with respect to the condi t ion of the property that are not conta ined in this Ag reemen t or \r\ any disc losure s tatements. 
114 G. T A X LIABILITY: The BUYER and SELLER acknowledge that they have not received or rel ied upon any s tatements or representat ions by 
115 the Broker wi th respect to the effect of this t ransact ion upon BUYER'S or SELLER'S tax liability. 
116 
117 BUYER chooses P t o have inspection; Dno t to have inspection. If BUYER chooses not to have inspect ion skip the remainder of sect ion 6. BUYER 
118 shal l have the right to conduct inspect ions, invest igat ions, tests, surveys and other studies at B U Y E R ' S expense. BUYER shal l , wi th in 
119 bus iness day(s) of acceptance, complete these inspect ions and give to SELLER writ ten notice of i tems d isapproved of. BUYER is strongly advised to 
120 exerc ise these rights and to make BUYER'S o w n select ion of professionals with appropr iate qual i f icat ions to conduc t inspect ions of the entire property. 
121 B U Y E R ' S a c c e p t a n c e of the condit ion of the property is a cont ingency of this Agreement . 
122 
123 SATISFACTION/REMOVAL OF INSPECTION CONTINGENCIES: 
124 t . If B U Y E R does not within the strict t ime period speci f ied give to SELLER wri t ten notice of i tems d isapproved of, B U Y E R shall conclusively be 
125 d e e m e d to have: (a) completed all inspect ions, invest igat ions, review of appl icable documents and d isc losures; (b) e lected to proceed with the 
126 t ransac t ion and (c) a s s u m e d al l liability, responsibi l i ty and expense for repairs or correct ions other than for i tems wh ich SELLER has otherwise agreed 
127 in wr i t ing to repair or correct. 
128 2. If B U Y E R d o e s within the strict t ime per iod speci f ied give to SELLER wri t ten notice of i tems d isapproved of, BUYER shall provide to SELLER 
129 per t inen t sect ion(s) of w r i t t en Inspect ion reports, SELLER shall have business day(s) in which to respond in writing. The SELLER, at 
130 their op t ion , may correct the i tems as speci f ied by the B U Y E R S in their letter or may elect not to do so . If the S E L L E R agrees to correct the i tems 
131 asked for in the B U Y E R S letter, then both part ies agree that they will cont inue with the t ransact ion a n d proceed to c losing. This wi l l remove the 
132 B U Y E R S inspect ion cont ingency. 
133 BUYER'S Initials ( )( ) Date SELLER'S Initials ( )( I Date ______________ 
134 
135 Thts form is pnnied and distnbuled by ihe Idaho Association of REALTORS%, Inc This form has been designed for and is provided only for use by real estate professionals who are members of the 
136 National Association of REALTORS^ USE BY ANY OTHER PERSON IS PROHIBITED. Copyright Idaho Association of REALTORS!, Inc. Al l nghts rescrwd. 
137 
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139 
140 3.lf the S E L L E R elects not to correct the d isapproved i tems, then the BUYER(S) have the opt ion of either cont inuing the t ransact ion without the 
141 S E L L E R being responsib le for correct ing these def ic iencies or giv ing the S E L L E R wri t ten not ice wi th in business days that they wil l not 
142 cont inue wi th the t ransact ion and will receive their Earnest Money back. 
143 4 . If S E L L E R d o e s not respond within the strict t ime per iod speci f ied, B U Y E R shal l have the right to cance l this agreement in writ ing. 
144 5. If B U Y E R d o e s not g ive such writ ten not ice of cancel lat ion within the strict t ime per iods speci f ied, B U Y E R shal l conclusively be deemed to have 
145 e lec ted to p roceed with the transact ion without repairs or correct ions other than for i tems wh ich SELLER has otherwise agreed in wri t ing to repair or 
146 correct. 
147 S E L L E R shal l m a k e the property avai lable for all Inspect ions. BUYER shal l keep the property free and clear of l iens; indemnify and hold SELLER 
148 harmless f rom all liability, c la ims, demands , damages and costs ; and repair any d a m a g e s ar is ing f rom the inspect ions. No inspections may be made 
149 by any governmenta l bui lding or zon ing inspector or government employee w i thout the prior consent of SELLER, unless required by local 
150 law. 
151 
152 7. T I T L E C O N V E Y A N C E : Title of SELLER is to be conveyed by warranty deed, unless otherwise provided, and is to be marketable and insurable 
153 except for r ights reserved \n federal patents, state or rai lroad deeds , bui lding or use restr ict ions, bui lding and zon ing regulat ions and ordinances of any 
154 governmenta l unit, and rights of way and easements establ ished or of record. L iens, encumbrances or defects to be d ischarged by SELLER may be 
155 pa id out of purchase money at date of c los ing. N o l iens, encumbrances or defects, wh ich are to be d ischarged or assumed by BUYER or to wh ich title 
156 is taken subject to , exist un less otherwise speci f ied in this Agreement . 
157 
158 8, TITLE INSURANCE: 
159 (A) T I T L E C O M M I T M E N T : Prior to closing the transact ion, D SELLER or P BUYER shall furnish to BUYER a commitment of a title insurance 
160 pol icy show ing the condi t ion of the title to said premises. B U Y E R shal l have bus iness day(s) f rom receipt of the commi tment or not less than 
161 twenty- four (24) hours prior to c los ing, within wh ich to object in wri t ing to the condi t ion of the title as set forth in the commitment . If BUYER does not so 
162 ob jec t , B U Y E R shal l be d e e m e d to have accepted the condi t ion of the title. It is agreed that if the title of said premises is not marketable, or cannot be 
163 m a d e so wi th in , business day(s) after not ice contain ing a writ ten statement o f defect is del ivered to SELLER, BUYER'S Earnest Money deposit 
164 wil l be re turned to B U Y E R and SELLER shal l pay for the cost of title insurance cancel la t ion fee, esc row and legal fees, if any. 
165 (B). TITLE COMPANY: The parties agree that Title Company located at 
ice shall provide title policy and preliminary report of commitment. 
167 (C) S T A N D A R D C O V E R A G E O W N E R ' S POLICY: SELLER shall within a reasonable t ime after closing furnish to BUYER a title insurance 
168 pol icy in the amount of the purchase pr ice of the premises showing marketable and insurable title subject to the l iens, encumbrances and defects 
169 e l sewhere set out in this Agreement to be d ischarged or a s s u m e d by BUYER. The risk a s s u m e d by the title c o m p a n y in the standard coverage 
170 pol icy is limited to matters of public record. 
171 (D) E X T E N D E D C O V E R A G E L E N D E R ' S P O L I C Y (Mor tgagee pol icy): The lender may require that BUYER (Borrower) furnish ar\ Extended 
172 C o v e r a g e Lender 's Pol icy. This ex tended coverage lender 's policy considers matters of publ ic record a n d addit ionally insures against certain matters 
173 not shown In the publ ic record . This ex tended coverage lender 's policy is solely for the benefit of the lender and only protects the lender. 
174 (E) E X T E N D E D C O V E R A G E O W N E R ' S P O L I C Y : A standard title policy does not cover certain potential problems or risks such as liens (i.e. a 
175 lega l c la im against p remises for payment of s o m e debt or obl igat ion, boundary d isputes, c la ims o f easement and other matters of claims if they are not 
176 o f publ ic record at t ime of closing.) However, under Idaho law, such potential c la ims against the premises may have become legal obl igat ions before 
177 the purchase of the home and yet may not be of public record unti l after the purchase. It is r ecommended that BUYER talk to a title company about 
178 wha t it of fers in the w a y of ex tended coverage tit le pol icies and endorsements . This ex tended coverage owner 's policy is for the benefit of the 
179 o w n e r and provides similar coverage like provided by the extended coverage tender 's policy. 
180 Extended Coverage Owner 's Policy requested D Y e s O N o . Addi t ional p rem ium paid by: Q B U Y E R C3SELLER . 
181 
182 9 . A T T O R N E Y ' S F E E S : If either party initiates or defends any arbitration or legal act ion or proceedings which are in any way connected with this 
183 Agreement , the prevai l ing party shal l be entit led to recover f rom the non-prevai l ing party reasonable costs and a t t o r n e / s fees, including such costs 
184 and fees on appeal . 
185 
186 10 , E A R N E S T M O N E Y D I S P U T E / I N T E R P L E A D E R : Notwithstanding any terminat ion of this contract, BUYER and SELLER agree that in the 
187 event o f any controversy regarding the Earnest Money and things of value held by Broker or c losing agency, unless mutual wri t ten instructions are 
188 rece ived by the holder of the Earnest Money and things of va lue, Broker or c los ing a g e n c y shal l not be required to take any act ion but may await any 
189 p roceed ing , or at Broker 's or c losing agency's opt ion and sole discret ion, m a y interplead ail part ies and deposi t any moneys or things of va lue into a 
too court of competent jur isdict ion and shal l recover court costs and reasonable attorney's fees . 
191 
192 1 1 . C O V E N A N T S , C O N D I T I O N S A N D R E S T R I C T I O N S ( C C & R'S): BUYER is responsible to obtain and review a copy of the CC& R's (if 
193 appl icable). BUYER has reviewed CC& R's. D Y e s D N o D N / A 
194 
195 12 . S U B D I V I S I O N H O M E O W N E R ' S A S S O C I A T I O N : BUYER is aware that membersh ip \r\ a Home Owner 's Associat ion may be required and 
196 B U Y E R agrees to abide by the Art ic les of Incorporat ion, By-Laws and rules and regulat ions of the Assoc ia t ion . B U Y E R is further aware that the 
197 Proper ty m a y be subject to assessments levied by the Associat ion descr ibed in full in the Declarat ion of Covenants , Condit ions and Restr ict ions, 
198 B U Y E R has reviewed Homeowner 's Associat ion Documents: D Y e s D N o D N / A Associat ion fees/dues are $ 
199 per D B U Y E R D S E L L E R D N / A to pay Homeowner 's Associat ion SET UP and/or property TRANSER FEES of 
200 $ at c los ing. 
201 
202 BUYER'S initials ( )( ) Date SELLERS Initials ( )( ) Date 
203 
204 This form ts primed and distributed by the Idaho Association of REALTORSS, Inc. This form has been designed for and is provided only for use by real estate professionals who are members of the 
205 National Association of REALTORS® USE BY ANY OTHER PERSON IS PROHIBITED. Copyright Idaho Association of REALTORS?'. Inc. All rights reserved. 
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13. FARM/CROPS/TIMBER RIGHTS: SELLER, or any tenant of SELLER, shall be allowed to harvest, sell or assign any annual crops which hav< 
been planted on the Property prior to the date of this Contract, even though said harvest time may occur subsequent to the date of the settlement of thh 
contract, unless otherwise agreed by attached addendum. If the crop consists of timber, then neither SELLER nor any tenant of SELLERS shall have aw 
right to harvest the timber unless the right to remove same shall be established by attached addendum. Notwithstanding the provisions hereof, any tenan 
who shall be leasing the Property shall be allowed to complete the harvest of any annual crops that have been planted prior to the date of Contrac 
Acceptance as previously agreed between SELLER and Tenant. ANY AND ALL SUCH TENANT AGREEMENTS ARE TO BE ATTACHED. 
14. NOXIOUS WEEDS: BUYER of the property in the State of Idaho should be aware that some properties contain noxious weeds. The laws of th( 
State of Idaho require owners of property within this state to control, and to the extent possible, eradicate noxious weeds, fot more information concerning 
noxious weeds and your obligations as an owner of property, contact your local county extension office. 
15. MINERAL RIGHTS: Any and all mineral rights which are already included with the property will be included \n the sale of this property unless 
otherwise stipulated. 
16. WATER RIGHTS: Description of water rights, water systems, wells, springs, water, ditches, ditch rights, etc., if any, that are appurtenant 
thereto that are now on or used in connection with the premises and shall be included in the sale unless otherwise provided herein: 
17. RISK OF LOSS: Prior to closing of this safe, all risk of loss shall remain with SELLER. In addition, should the premises be materially damaged by fire 
or other destructive cause prior to closing, this Agreement shall be voidable at ihe option of BUYER. 
18. BUSINESS DAYS & HOURS: A business day is herein defined as Monday through Friday, 8:00 a.m. to 5:00 p.m. in the local time zone 
where the subject real property is physically located. A business day shall not include any Saturday or Sunday, nor shall a business day include any 
legal holiday recognized by the state of Idaho as found in Idaho Code § 73-108. The time in which any act required under this agreement is to be 
performed shall be computed by excluding the date of execution and including the last day. The first day shall be the day after the date of execution. 
If the last day is a legal holiday, then the time for performance shall be the next subsequent business day. 
19. SEVERABILITY: In the case that any one or more of the provisions contained in this Agreement or any application thereof, shall be invalid, illegal oi 
unenforceable \n any respect, the validity, legality or unenforceability of the remaining provisions shall not in any way be affected or impaired thereby, 
20. FACSIMILE TRANSMISSION: Facsimile or electronic transmission of any signed original document, and retransmission of any signed facsimile oi 
electronic transmission shall be the same as delivery of an original. At the request of either party or the Closing Agency, the parties will confirm facsimile 
and electronic transmitted signatures by signing an original document. 
2 1 . ADDITIONAL CONTINGENCIES AND COSTS: The closing of this transaction is contingent upon written satisfaction or waiver of the 
following contingencies. Costs in addition to those listed below may be incurred by BUYER and SELLER unless otherwise agreed herein, or provided by 
law or required by lender, or otherwise stated herein. The below costs will be paid as indicated and by no later than time of closing. Some costs are 
subject to loan program requirements. In addition, the parties shall satisfy all contingencies set forth in this section by (Date): unless otherwise 
agreed to by the parties. 
COSTS 
I Appraisal Fee 
j Long Term Escrow Fees 
I Closing Escrow Fee 
I Survey 
I Rood CertifiesUon/Tracking Fee 
I Title Ins Standard Coverage Owner's 
Policy 
j Title Ins Extended Coverage 
Lender's Policy - Mortgagee Policy 
Additional Title Coverage 
Water Rights Transfer Fee i 
Attorney Contract Preparation Fee 
BUYER SELLER Shared 
Equally 
I 
Not 
Applicable 
CONTINGENCIES 
I Environmental Inspection {Phase 1) 
: Environmental Inspection (Phase 2) 
Environmental Inspection (Phase 3) 
PERC Test 
Zoning Vanance 
So»l(s} Test(s) 
Hazardous Waste Report(s) 
BUYER SELLER Shared 
Equally 
Not 
Applicable 
BUYER'S Initials (_ _) Date. __ SELLER'S Initials (_ _) Date _ 
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260 
261 22. COUNTERPARTS This Agreement may be executed In counterparts Executing an agreement in counterparts shall mean the signature of 
262 two identical copies of the same agreement Each identical copy of an agreement signed in counterparts is deemed to be an original, and all 
263 identical copies shall together constitute one and the same instrument 
264 
265 23. ENTIRE AGREEMENT: This Agreement contains the entire Agreement of the parties respecting the matters herein set forth and supersedes al 
266 prior Agreements between the parties respecting such matters No warranties, including, without limitation, any warranty of habitability, agreements 01 
267 representations not expressly set forth herein shall be binding upon either party 
266 
269 24. DEFAULT If BUYER defaults in the performance of this Agreement, SELLER has the option of (1) accepting the Earnest Money as liquidated 
270 damages or (2) pursuing any other lawful right or remedy to which SELLER may be entitled If SELLER elects to proceed under (1), SELLER shall make 
271 demand upon the holder of the Earnest Money, upon which demand said holder shall pay from the Earnest Money the costs 'incurred by SELLER'S Broker 
272 on behalf of SELLER and BUYER related to ihe transaction, including, without limitation, the costs of title insurance, escrow fees, credit report fees, 
273 inspection fees and attorney's fees, and said holder shall pay any balance of the Earnest Money, one-half to SELLER and one half to SELLER'S Broker, 
274 provided that the amount to be paid to SELLER'S Broker shall not exceed the Broker's agreed-to commission SELLER and BUYER specifically 
275 acknowledge and agree that if SELLER elects to accept the Earnest Money as liquidated damages, such shall be SELLER'S sole and exclusive remedy, 
276 and such shall not be considered a penalty or forfeiture If SELLER elects to proceed under (2), the holder of the Earnest Money shall be entitled to pay 
277 the costs incurred by SELLER'S Broker on behalf of SELLER and BUYER related to the transaction including, without limitation, the costs of brokerage 
278 fee, title insurance, escrow fees, credit report fees, inspection fees and attorne/s fees, with any balance of the Earnest Money to be held pending 
279 resolution of the matter 
280 If SELLER defaults, having approved said sale and fails to consummate the same as herein agreed, BUYER'S Earnest Money deposit shall be returned 
281 to him/her and SELLER shall pay for the costs of title insurance, escrow fees, credit report fees, inspection fees, brokerage fees and attorney's fees, if any 
282 This shall not be considered as a waiver by BUYER of any other lawful right or remedy to which BUYER may be entitled 
283 
284 25 SALES PRICE INFORMATION: SELLER and BUYER hereby grant permission to the brokers and either party to this Agreement to disclose sale 
285 data from this transaction, including selling price and property address to the local Association / Board of REALTORS®, multiple listing service, its 
286 members, its members' prospects, appraisers and other professional users of real estate sales data The parties to this Agreement acknowledge that 
287 sales price information compiled as a result of this Agreement may be provided to the County Assessor's Office by either party or by either party's Broker 
288 
289 26. TIME IS OF THE ESSENCE IN THIS AGREEMENT. 
290 
291 27. CLOSING On or before the closing date, BUYER and SELLER shall deposit with the closing agency all funds and instruments necessary to 
292 complete this transaction Closing means the date on which all documents are either recorded or accepted by an escrow agent and the sale 
293 proceeds are available to SELLER The closing shall be no later than (Date)
 t 
294 The parties agree that the CLOSING AGENCY for this transaction shall be 
295 located at If a long-term escrow / collection is involved, then the long-term 
296 escrow holder shall be 
297 
298 28. POSSESSION. BUYER shall be entitled to possession Dupon closing or O d a t e _ at aam/Dpm Property taxes and 
299 water assessments (using the last available assessment as a basis), rents, interest and reserves, liens, encumbrances or obligations assumed and utilities 
300 shall be pro-rated as of „ 
301 
302 29. SPECIAL CONSIDERATIONS AND CONTINGENCIES: This Agreement is made subject to the following special considerations and/or 
303 contingencies which must be satisfied prior to closing 
304 , 
305 
306 30. REPRESENTATION CONFIRMATION: Check one (1) box in Section 1 and one (1) box in Section 2 below to confirm that in this 
307 transaction, the brokerage(s) involved had the following relationship(s) with the BUYERS(s) and SELLER(s) 
308 Section 1 • D A The brokerage working with the BUYER(S) is acting as an AGENT for the BUYER(S) 
309 r B The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S), without an ASSIGNED AGENT 
310 G C The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S) and has an ASSIGNED AGENT 
311 acting solely on behalf of the BUYER(S) 
312 M D The brokerage working with the BUYER(S) is acting as a NONAGENT for the BUYER(S) 
313 
314 Section 2 U A The brokerage working with the SELLER(S) is acting as an AGENT for the SELLER(S) 
315 i ] B The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S), without an ASSIGNED AGENT 
316 H C The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S) and has an ASSIGNED AGENT 
317 acting solely on behalf of the SELLER(S) 
318 (J D The brokerage working with the SELLER(S) is acting as a NONAGENT for the SELLER(S) 
319 
320 Each party signing this document confirms that he has received, read and understood the Agency Disclosure Brochure adopted or approved by the Idaho 
321 real estate commission and has consented to the relationship confirmed above In addition, each party confirms that the brokerage's agency office policy 
322 was made available for inspection and review EACH PARTY UNDERSTANDS THAT HE IS A -CUSTOMER'' AND IS NOT REPRESENTED BY A 
323 BROKERAGE UNLESS THERE IS A SIGNED WRITTEN AGREEMENT FOR AGENCY REPRESENTATION 
324 
325 BUYER'S Initials ( )( J Date SELLER'S Initials ( )( ) Date 
326 
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31. ACCEPTANCE BUYER'S offer is made subject to the acceptance of SELLER on or before (Date)___ „ at 
(Time) D a m D p m If SELLER does not accept this Agreement within the time specified, the entire Earnest Money shall be 
refunded to BUYER on demand 
32. BUYER'S SIGNATURES: 
D SEE ATTACHED BUYER'S ADDENDUM(S): 
BUYER Signature 
Date Time Q a m • p m 
Address 
. (Specify number of BUYER addendum(s) attached ) 
BUYER (Print Name) 
Phone # Cell #_. 
City State Zip. 
E Mail Address Fax# 
BUYER Signature_ 
Date Time J3 a m D p m 
Address 
BUYER (Print Name)_ 
Phone U 
City 
Ce!l# 
State Zip. 
E Mail Address Fax# 
33 SELLER'S SIGNATURES: 
On this date, I/We hereby approve and accept the transaction set forth in the above Agreement and agree to carry out all the terms thereor 
on the part of the SELLER 
DSIGNATURE(S) SUBJECT TO ATTACHED COUNTER OFFER 
D SIGNATURE(S) SUBJECT TO ATTACHED ADDENDUM(S) # 
SELLER Signature 
Date Time D a m Q p m 
Address 
E-Mail Address 
SELLER (Print Name)_ 
Phone # 
City 
Cei!# 
State Zip. 
SELLER Signature 
Date Time D a m D p m 
Address 
Fax# 
SELLER (Print Name)_ 
Phone # 
Gty 
Cell# 
State Zip. 
E-Mail Address Fax# 
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